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Figure 2-3 Planning Initiative Study Areas 
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Moraga Center 
Moraga Center is an approximately 187-acre area generally located around the intersection of 
Moraga Road and Moraga Way as shown in Figure 2-3. Land use in this area is governed by a 
Specific Plan adopted in 2010, as well as new zoning regulations adopted in 2020. The Moraga 
Center Specific Plan used a buildout range of 510-630 units (the higher number includes increased 
density for senior housing) for CEQA analysis and planning purposes. The previous 2015-2023 
Housing Element assumed that the entire 510-630 units would occur on residentially zoned land and 
did not quantify any housing potential on mixed use properties.  

To meet the higher RHNA for the 6th cycle, the Housing Element Update would consider several of 
the Moraga Center Specific Plan mixed use sites as Housing Opportunity Sites. Proposed zoning 
changes in this area are shown in Figure 2-7 as summarized below: 

1. The R-20A zoning district would be relabeled “R-24,” with allowable densities increased from 20 
to 24 units per acre. Only one parcel currently has R-20A zoning. However, the property 
referred to as “Area 14” (currently R-20B) would also be rezoned to the new R-24 designation.  

2. The allowable density in the MCSP-Retail/Residential district would be increased from 20 to 24 
units per acre. 

3. The allowable density in the MCSP-Office/Residential district would be increased from 20 to 24 
units per acre. 

4. The northern portion of the Moraga Shopping Center (including a gas station and the vacant 
former Moraga Garden Center) would be rezoned from MCSP-Commercial to MCSP-
Retail/Residential. This would facilitate housing on the former garden center site. 

5. The portion of the block bounded by School Street, Viader Drive, Country Club Drive, and 
Moraga Way that is now zoned “MCSP-Commercial” and would be rezoned to MCSP-
Office/Residential. This would facilitate housing on the vacant property at the northeast corner 
of this block. The other uses on this block would remain conforming uses under their new 
zoning designation.  

Rheem Park Area 
The Rheem Park area is an approximately 60-acre area located at the intersection of Rheem 
Boulevard and Moraga Road in north-central Moraga as shown in Figure 2-3. The Rheem Park area 
includes the Rheem Shopping Center, the Rheem Theater, Town of Moraga Offices, a Saint Mary’s 
College administration facility, private office buildings, a convalescent facility, miscellaneous 
commercial uses, and vacant land. Current zoning in the area includes Suburban Office, Limited 
Commercial, and Community Commercial. Multi-family residential uses are not listed as a permitted 
use in these zoning districts. Proposed zoning changes in this area would rezone some of the 
commercial parcels to mixed use to permit residential development. Rezoning of this area is 
required not only to meet the RHNA, but also to meet new state requirements for Affirmatively 
Furthering Fair Housing (AFFH). Input from property owners supports the Town’s efforts to rezone 
the sites. The Town is strongly encouraged to distribute lower-income housing opportunities in 
multiple geographic areas rather than concentrating them in a single location (Moraga Center). 
Rheem Park is the only other viable location in the Town for higher densities, given natural hazards, 
infrastructure, and environmental considerations. 

General Plan and Zoning changes in the Rheem Park area are as follows: 
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Given existing land uses (including several existing residential units) and parcelization patterns, the 
theoretical number of parcels that could be created through future subdivision is approximately 51. 
The analysis in this EIR assumes 49 new residential units on the entire 270 acres. The Rural 
Residential zoning district would allow for density to be clustered, achieving a higher density in a 
defined area but with the same total number of units, while allowing for open space. A minimum lot 
size of 40,000 square feet would apply in such instances. As in other low-density residential zoning 
districts, the Rural Residential zoning would also allow for density to be transferred to another part 
of Moraga. This would include commercial and mixed use districts. As a result of the rural densities 
being proposed in Bollinger Canyon and the surplus of existing sites in the Town for above 
moderate-income housing, the area is not considered a Housing Opportunity Site under the Housing 
Element Update. 

Total new housing potential for the entire 423-acre Bollinger Canyon Study area, including the Non-
MOSO Open Space area, the 1 DU/Acre area, and the RR area, is 51 units.3  

2.6 Project Objectives 
The Comprehensive Advanced Planning Initiative seeks to accomplish the following objectives: 
 A State-certified Housing Element for 2023-2031 that responds to local and regional needs. 
 An internally-consistent, easy-to-use General Plan that is legally compliant and addresses 

emerging issues. 
 Updated long-range planning policies and programs that respond to recent State legislation 

related to VMT, climate change and resilience, fire hazards, evacuation, and other pertinent 
topics. 

 General Plan land use and zoning designations for the Bollinger Canyon Study Area. 
 Opportunities for meaningful public participation, including the engagement of residents who 

have not historically participated in planning processes. 
 New objective development standards consistent with state law. 

2.7 Required Approvals 
With recommendations from the Town’s Planning Commission, the Town Council will need to take 
the following discretionary actions in conjunction with the Planning Initiative: 

 Certification of the Final EIR prepared for the Planning Initiative 
 Adoption of the 2023-2031 Housing Element  
 Adoption of amendments to other elements of the Moraga General Plan, including:  

 General Plan Land Use Map amendments that provide the framework for zoning changes  
 Land Use Element amendments related to the Bollinger Canyon Study Area 
 Safety and Circulation Element amendments, to meet new State requirements 
 Other amendments as needed for internal consistency  

 Adoption of amendments to the zoning regulations, including the zoning map 

 
3 2 units in 1 DUA and 49 units in RR. 
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